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Introduction
This 2023 Assessment Report is created to help understand the valuation process, sales analysis and appeals process. We have created this report for 
the property owners of Chisago County along with the Township Boards, City Councils and the County Board of Commissioners.

Minnesota statutes establish specific requirements for the ad valorem property tax system. This means that property taxes are based on the value of a 
property. Combined with the budgets of our local governments, taxes can be fairly and equitably calculated based on the value and classification of a 
property. It is critical of the assessor’s office to verify property information to make sure the valuation of a property is accurate. 

In Minnesota, the market value of a property is defined as the usual selling price in a fair and open market with both buyer and seller acting in their 
best interest. Every property is assessed as of January 2 each year. Our process has many components to ensure that the integrity of our values is fairly 
and equitably done. One part of our process is to visit every property once every five years. During this time, we are verifying measurements, 
condition, quality, depreciation, amenities, outbuildings, and land types, such as tillable, woods, waste. Another component of our process is sales 
verification. Every sale that occurs in Chisago County submits a Certificate of Real Estate Value (CRV). Information on the CRV helps us decide which 
sales were on the open market and sold for a fair market price versus properties that are bank owned or sold to relatives. Each year a sales ratio study is 
conducted; sales between October 1, 2021, and September 30, 2022, are used for the basis of adjustments for the January 2, 2023, assessment date. 
When our property data is accurate and sales are analyzed, we can make proper adjustments to all properties based on the market trends. Our goal is 
to assess each property fairly and equitably, so each property pays the appropriate amount of tax, no more, no less.

Each year property owners have the right and ability to appeal the estimated market value or classification of their property. In March, a Valuation and 
Classification Notice is mailed out. Important information like, estimated market value, classification, new improvements, if any, exclusions if the 
property qualifies for them, like homesteading and taxable market value are printed on the notice. If there are concerns about the information on the 
notice, the first step is to call the assessor’s office. Staff are available to answer questions or give information that helps you understand better. Most 
communities in Chisago County conduct a Local Board of Appeal and Equalization (LBAE). This meeting is to bring your concerns to your Local 
Government. If you attend the LBAE and still have concerns or questions, you may attend the County Board of Appeal and Equalization.

We hope you find the information in this report educational and useful. Our office is here to assist and partner with you, to make sure that your 
property is being fairly and equitably assessed.

Thank You!

Chisago County Assessor’s Office



Name Title License Jurisdiction

Patrick Poshek Sr. Deputy Assessor AMA Rushseba Township

City of North Branch

Rich Koons Sr. Deputy Assessor AMA Shafer Township

City of Chisago City

City of Lindstrom

Sheri LaBuhn Sr. Deputy Assessor CMA City of Rush City

City of Stacy

City of Wyoming

Eric Wuotila Sr. Deputy Assessor CMA Chisago Lake Township

Franconia Township

City of Taylors Falls

Ted Anderson Sr. Deputy Assessor AMA Amador Township

Fish Lake Township

Nessel Township

City of Center City

Vince Scheele Deputy Assessor Lent Township

Sunrise Township

City of Harris

City of Shafer





County Final Sales Analysis

Chisago County Final Sales Analysis

Classification
Beginning 
Sales Ratio

Final Sales 
Ratio

Number of 
Sales

Residential - Off Water 86.50% 93.63% 653

Residential - On Water 82.65% 92.70% 98

All Residential 85.86% 93.47% 751

Agricultural 69.82% 94.31% 23

Apartment 64.18% 76.81% 1

Commercial Industrial 86.22% 95.10% 18



Sales Ratios by Jurisdiction 

Residential/Seasonal

All Sales

Final Ratio are calculated using the 2023 Assessed 
Values compared to the Time-Adjusted Sale Price

All Jurisdictions with 6 or more sales, must have a 
Final Sales Ratio between 90% and 105%.



Sales Ratios by Jurisdiction 

Residential/Seasonal

On-Water Sales Only

Final Ratio are calculated using the 2023 Assessed 
Values compared to the Time-Adjusted Sale Price

All Jurisdictions with 6 or more sales, must have a 
Final Sales Ratio between 90% and 105%.



How does the time adjustment work?

How does it affect the valuation process?
A property sells for $300,000 in October 2021.

The same property sells in September 2022 for $330,000. 

The market is increasing by 10%. (330,000-300,000) = 30,000/300,000 = 10% or 
0.83% per month.

If Chisago County assessed this property fairly and equitably last year for $285,000, 
the first sales ratio is 95% (285,000/300,000), but when the second sale occurs the 
ratio is 86% (285,000/330,000).

We apply the 0.83% per month time adjustment to all sales and calculate the value 
to January 2, 2023.

The time adjusted value of the sale price to January 2, is $339,000. Which 
calculates a ratio of 84% (285,000/339,000).

If Chisago County assesses this property at 95%, the new valuation needs to be 
$322,000 (339,000x.95) which is a $37,000 or 13% increase (322,000-285,000) = 
$37,000/$285,000 = 13%



2022 to 2023 
EMV 
Comparison by 
Jurisdiction

*Net Percent of Change = 
(2023 EMV – 2022 EMV –
New Construction) / 2022 
EMV



Where did 
the value 
Change?



Where is the  
value in your 
jurisdiction? 



Residential & 
Seasonal 
Residential 
Changes



Chisago County 
Historical 
Values
All Taxable 
Classes



Chisago County 
Median 
Residential 
Improved 
Values

Jurisdiction

2021   

Assessment

2022   

Assessment

2023   

Assessment

Amador 313,900$                389,200$                423,500$                

Chisago Lake 346,400$                425,600$                461,600$                

Fish Lake 291,600$                356,600$                388,300$                

Franconia 371,200$                453,400$                500,200$                

Lent 309,900$                387,800$                406,300$                

Nessel 291,400$                382,100$                422,300$                

Rushseba 260,900$                335,600$                369,400$                

Shafer Twp 301,200$                379,000$                417,200$                

Sunrise 314,000$                383,000$                442,400$                

Center City 270,100$                337,800$                360,800$                

Chisago City 299,800$                377,000$                404,600$                

Harris 242,900$                307,400$                323,300$                

Lindstrom 255,100$                317,100$                337,300$                

North Branch 239,600$                293,100$                316,400$                

Rush City 172,700$                208,700$                225,800$                

Shafer City 211,300$                258,200$                277,400$                

Stacy 220,500$                278,200$                300,200$                

Taylors Falls 200,500$                245,700$                277,100$                

Wyoming 280,700$                349,000$                375,700$                

County Median 272,600$                338,100$                364,600$                

Chisago County Median Residential Improved Value by Jurisdiction



Chisago County 
Historical 
New Construction 
Value
All Taxable Classes



Chisago County 
Historical 
New Single Family 
Home Starts



Chisago County’s Total 2023 
Estimated Market Value is
$9,637,199,400. 

This includes Agricultural, 
Residential, Seasonal, 
Commercial, Industrial, 
Apartment and Mobile Home 
Park classed Properties

*Not included is Exempt and 
State Assessed Properties



CHISAGO COUNTY AG. SCHEDULE 2023  (PAY 2024)



CHISAGO COUNTY AG. SCHEDULE 2023  (PAY 2024)



Board of Appeal and 
Equalization





Local Board of Appeal and Equalization Meeting
• Must post the meeting date 10 days prior
• Must have a quorum
• Must have a LBAE Trained member
• Determine whether all the taxable property in 

the jurisdiction has been fairly and equitably 
valued and classified

During the Meeting

Can and Cannot of the Board



The Appeal

The Decision

The Follow-Up



2023 Chisago County 
Local Board of 

Appeal and 
Equalization 

Schedule



Local Board of 
Appeal and 
Equalization 

Trained 
Members



Local Board of 
Appeal and 
Equalization 

Trained 
Members



Local Board of Appeal and Equalization 
Training is now available Year-Round.

Any Training done between now and 
LBAE will not qualify for the 

2023 LBAE Meetings.
Website address for the training 
https://www.revenue.state.mn.us/board-appeal-and-equalization-training

https://www.revenue.state.mn.us/board-appeal-and-equalization-training


Chisago County Courthouse, Center City
County Board Room 

Tuesday June 13, 2023
6:30 PM by Appointment ONLY

Appointments must be made by May 24, 
2023 by calling 651-213-8550

Property Owners MUST have appealed at the 
Local Board of Appeal and Equalization or 

Open Book Jurisdiction to attend at the County 
Board of Appeal and Equalization Meeting.

2023 Chisago County 
Board of Appeal and Equalization



#1 Question Asked to Assessors

What will this do to my taxes?
Many variables go into this answer:
• What was my increase compared to the average for County, 

City/Township, School District?
• Was there new improvements made to the property?
• How much value was added to Ag, Residential, Seasonal, 

Commercial, Industrial, Apartments?
• Were there Property Tax Law changes made during the Legislative 

session?

Biggest Unknown Answer:
What is the budget going to be for the Local Governments?



One answer to a complex question

A city has 4 Residential properties
• Property 1 = TMV $100,000
• Property 2 = TMV $200,000
• Property 3 = TMV $300,000
• Property 4 = TMV $400,000
Total TMV of City = $1,000,000

A city has a budget of $10,000

The City Tax Rate = Budget/Taxable = 1%
Taxes Paid by 4 Properties
Property 1 = $1000
Property 2 = $2000
Property 3 = $3000
Property 4 = $4000

What did my value do compared to other properties?



One answer to a complex question

All properties are increased by $25,000
• Property 1 = TMV $125,000 (25%)
• Property 2 = TMV $225,000 (12.5%)
• Property 3 = TMV $325,000 (8.3%)
• Property 4 = TMV $425,000 (6.3%)
Total TMV of City = $1,100,000 (10%)

A city has a budget of $10,000

The City Tax Rate = Budget/Taxable = .9%
Taxes Paid by 4 Properties
Property 1 = $1125 (12.5%)
Property 2 = $2025 (1.25%)
Property 3 = $2925 (-2.5%)
Property 4 = $3825 (-4.4%)

What did my value do compared to other properties?



Simplified Answer to Budget Question

A city has 4 Residential properties
• Property 1 = TMV $100,000
• Property 2 = TMV $200,000
• Property 3 = TMV $300,000
• Property 4 = TMV $400,000
Total TMV of City = $1,000,000

A city has a budget of $10,000

The City Tax Rate = Budget/Taxable = 1%
Taxes Paid by 4 Properties
Property 1 = $1000
Property 2 = $2000
Property 3 = $3000
Property 4 = $4000



Simplified Answer to Budget Question
All Properties are increased 10%
• Property 1 = TMV $110,000
• Property 2 = TMV $220,000
• Property 3 = TMV $330,000
• Property 4 = TMV $440,000
Total TMV of City = $1,100,000

City budget stays the same at $10,000

The City Tax Rate = Budget/Taxable = .909%

Taxes Paid by 4 Properties
Property 1 = $1000
Property 2 = $2000
Property 3 = $3000
Property 4 = $4000



Simplified Answer to Budget Question

All Properties are increased 10%
• Property 1 = TMV $110,000
• Property 2 = TMV $220,000
• Property 3 = TMV $330,000
• Property 4 = TMV $440,000
Total TMV of City = $1,100,000

City Budget is increased by 5% or $10,500

The City Tax Rate = Budget/Taxable = 0.955%
Taxes Paid by 4 Properties
Property 1 = $1050 (5%)
Property 2 = $2100 (5%)
Property 3 = $3150 (5%)
Property 4 = $4200 (5%)

Taxes went up by 5%



Simplified Answer to Budget Question

All Properties Stay the Same
• Property 1 = TMV $100,000
• Property 2 = TMV $200,000
• Property 3 = TMV $300,000
• Property 4 = TMV $400,000
Total TMV of City = $1,000,000

A city budget increases 5% $10,500

The City Tax Rate = Budget/Taxable = 1.05%
Taxes Paid by 4 Properties
Property 1 = $1050 (5%)
Property 2 = $2100 (5%)
Property 3 = $3150 (5%)
Property 4 = $4200 (5%)

Taxes went up by 5%



The valuation and classification is completed fairly and 
equitably to ensure properties pay no more and no 
less of the budget.

The budget is the amount of money the governments 
need to operate their local body of government.  

The valuation and classification does not rely on the 
budget to set values, the budget does not rely on the 
valuation and classification to set a budget. 
These two are separate of each other!



Questions?
Daryl Moeller – County Assessor

Chisago County Assessor Office
313 N. Main St. Room 250
Center City, MN 55012
Assessor@chisagocountymn.gov
Office Main Phone: 651-213-8550

Chase Peloquin – Assistant County Assessor

mailto:Assessor@chisagocountymn.gov

